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VILLAGE OF BROOKFIELD 
BROOKFIELD, ILLINOIS 60513 

 
JOURNAL OF THE PROCEEDINGS OF THE 
PLANNING AND ZONING COMMISSION 

 
HELD ON THURSDAY, JANUARY 23rd, 2020 

IN THE BROOKFIELD VILLAGE HALL 
 
 
 
MEMBERS PRESENT:  Chairman:  Charles Grund; Commissioners: Jennifer Hendricks, Karen Miller, Mark 

Weber, Chris Straka;  
 
ALSO PRESENT:  Elyse Vukelich, Village Planner; Michael Garvey, Village Trustee;  
 
On Thursday, January 23rd, 2020, Chairman Grund called the meeting of the Planning and Zoning Commission to order at 
approximately 7:00 P.M.  Secretary Weber conducted the roll call. 
 
Public Hearings  
 
PZC Case 20-01 – Special Use for Let’s Play Daycare at 9109 Ogden Avenue 
 
Motion to open the public hearing by Commissioner Miller, seconded by Commissioner Straka. The motion carried 5-0. 
 
STAFF PRESENTATION: Village Planner Elyse Vukelich gave a presentation on the proposed special use. She explained 
that the proposed daycare would have the capacity for 78 children and 10 employees. She gave a summary of their 
business operations. 
 
Vukelich explained that the code requires this business to have 26 parking spaces. Though the site only has four on-site 
parking spaces, they are leasing 11 parking spaces at 4111 Park Avenue. The code allows businesses to utilize public 
parking within 1,000 feet of the business. Those spaces can reduce the requirement by one required space for every four 
public parking spaces.  Let’s Play is able to meet the parking requirement by utilizing public parking spaces on Park and 
Elm Avenue, both north and south of the alley. 
 
Vukelich mentioned that a daycare in this location is consistent with the Comprehensive Plan’s future land use map. She 
also stated that there is a non-conforming freestanding sign on the property, but that the business is aware it will need 
to be removed. Their future signage will conform to the requirements of the recently adopted sign ordinance. 
 
Vukelich stated that if the Commission chooses to recommend this special use for approval to the Village Board, that 
staff recommends placing two conditions on the project: First, that the parking area to the west of the building only be 
utilized for employee parking and not for pick-up or drop-off. Second, that the business receive a permit from the State 
of Illinois Department of Children and Family Services. 
 
Commissioner Hendricks asked where drop off would take place. Vukelich said that it would take primarily place in the 
public parking spaces on Park Avenue and Elm Avenue, and that parents would walk their children into daycare. She said 
staff felt this was preferable to parents pulling into the parking area west of the building to drop children off. Staff did 
not want to encourage traffic in the alley or congestion on Ogden Avenue. 
 



 

PZC 1/23/20   2 of 7 

Commissioner Weber said he could see parents pulling into the parking area. He hopes that the daycare center would 
have very distinct signage and direction to the parents that no one can stop on Ogden Avenue. He also asked about ADA 
spaces. Vukelich said they are not required to have an ADA space. 
 
Commissioner Miller asked if there are enough parking spaces to accommodate a large group of parents dropping off at 
a particular time. Vukelich added that the 4111 Park Avenue spaces could also be utilized for drop off. She also said the 
applicant will explain the drop-off window of time and how that relieves congestion. She said that it does meet the code 
in terms of the parking requirement. 
 
Commissioner Straka asked if it’s DCFS that accepts the use of Ehlert Park as an outdoor play area. Vukelich said yes. 
 
Chairman Grund said that he isn’t sure that the Village can truly regulate where parents are parking, especially when 
they are in a hurry. 
 
Commissioner Miller said she would like to hear how they manage drop off at other locations. 
 
Vukelich said that the first condition brings a consequence to parents parking in the area west of the building. If they 
were violating the condition, the Village could revoke the special use permit.  
 
Chairman Grund asked about the second condition, which requires them to obtain a permit from DCFS. Vukelich said it 
was important to include just in case they did not have one, so that the Village wouldn’t be allowing an operational 
daycare without a license. 
 
Commissioner Hendricks asked if there was a sidewalk on the west side of the building. Vukelich stated that it is all 
concrete and there is no designated walkway. 
 
Commissioner Weber asked if they do receive approval, but parents are pulling in to the area west of the building for 
drop off, could the Village go back and suggest that they stripe the area for parking. Vukelich stated that the first step 
would be to warn them that they are violating the conditions of their special use permit.  
 
Commissioner Hendricks stated that she is concerned about the condition because it is the parents of the children who 
would be violating it, not the business. She is not sure how the business would prevent it.  
 
Chairman Grund asked who would be out there ensuring that it is only be utilized for employee parking. Vukelich said 
she would let the applicant elaborate on that. 
 
PUBLIC COMMENT: 
 
Connie Mastodonado of 9103 Ogden stated that she owns the business next door and has concerns about parking for 
her clients. She is concerned that the parents are going to be utilizing all the public parking for pick up and drop off, and 
she wants to ensure that her clients have places to park as well.  
 
Commissioner Weber asked how long her clients typically stay. Mastodonado stated that they stay anywhere from 15 
minutes to a few hours.   
 
Jim Carlson of 4110 Park Avenue stated that he supports the special use of a daycare at this location. He believes the 
area to the west of the building should be used for pick-up and drop-off. He works at another daycare. He also lives 
directly behind the business and says that the alley is already utilized like a street.  
 
Mastodonado said that she does not believe the public parking has the capacity for 78 children to be picked up and 
dropped off daily. 
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Carlson stated that the public parking spaces on Park and Elm are two-hour parking. Vukelich confirmed this. 
 
APPLICANT PRESENTATION: 
 
Jeff Fields of 8014 46th Street in Lyons represents Let’s Play Daycare. He stated that the drop-off window from 6:00 AM 
to 9:30 PM should alleviate congestion. He said with the three current locations there are no issues with heavy 
congestion or parents fighting over parking spaces. He said that he would be happy to put signage in the area west of 
the building stating that it is only employee parking. He also said they have good communication with the parents and 
could let them all know via email.  
 
Chairman Grund asked the applicant where he thought the parents would plan to park when he first looked at the 
building.  
 
Fields explained that when he first looked at the building, he believed the area west of the building would be good for 
pick-up and drop-off, but that he was amenable to staff’s suggestion. Chairman Grund asked what he would prefer. 
Fields indicated that he felt the public parking on Elm and Park was enough, and that though 78 children may seem like a 
lot they have three other centers with higher capacity who do not experience congestion. 
 
Chairman Grund asked if there was a pick-up window in the evening. Fields said pick-up typically takes place from 3:00 
PM to 6:00 PM, but there is no designated window. 
 
Chairman Grund ensured that Fields understood that 78 is the maximum for the number of children for this facility if 
they receive approval. Fields said that he understood. 
 
Commissioner Miller said that she prefers the idea of having the employees utilize the 11 parking spaces at 4111 Park 
Avenue and allowing parents to use the area west of the building for pick up and drop off.  
 
Commissioner Weber said that he agrees. 
 
Commissioner Hendricks asked if the area west of the building was a street. Vukelich stated that it is private property, 
and she considers it a parking area or drive aisle. 
 
Chairman Grund stated that if people were previously parking on an angle in that area, they were doing that incorrectly. 
He stated that you couldn’t stripe it for angled parking.  
 
Trustee Garvey asked if there is any directional control for the area west of the building. Vukelich stated that there was 
not, that you could enter off of Ogden or the alley. Trustee Garvey asked if there was concern or need for directional 
signage or control. He also asked if staff was concerned about traffic backing up onto Ogden Avenue if parents are 
utilizing that area for pick up or drop off. 
 
Vukelich stated that the parking area is 25 feet wide, so it could barely be utilized as a two-way drive aisle if no one was 
parking in it. She also said that staff was concerned about traffic backing up onto Ogden if it was utilized as a drop off or 
pick up area. 
 
Commissioner Weber said that given the close communication Let’s Play has with the parents, couldn’t the parents be 
warned to utilize the public parking on Park and Elm? Fields said that there are parent handbooks which detail where 
they can park. He said they could send out notices via email. 
 
Chairman Grund said that if the Village put a restriction on it, he recommends that there is some directional control so 
that traffic only enters off Ogden Avenue. Commissioner Straka said that he agrees, and that the business should utilize 
directional signage.  
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Jim Carlson of 4110 Park Avenue said he lives directly behind the business and that the alley is utilized by trucks often. 
He said that the parking on Park and Elm is not very far from the building, and he does not believe that parking in those 
spaces and walking will be a deterrent.  
 
Connie Mastodonado of 9103 Ogden said that previously, trucks would pull up onto the sidewalk or park temporarily on 
Ogden Avenue to drop off auto parts for the previous business. She says this would be a dangerous situation for a facility 
with children.  
 
Motion to close the public hearing by Commissioner Straka, seconded by Commissioner Miller.  The motion carried 5-0. 
 
COMMISSIONER DELIBERATION:  
 
Commissioner Straka stated that he believes that there should be directional signage directing traffic southbound 
through the parking area.  
 
Commissioner Hendricks stated that she agrees with the directional signage and would also prefer striping of the parallel 
parking spaces. She has concerns about people parking on the apron. She doesn’t have a preference for whether it is 
parent or employee parking.  
 
Commissioner Weber said that if the 11 spots on 4111 Park Avenue are designated as employee parking, he feels the 
issue of where to park will work itself out. He could see parents utilizing it but moving quickly through. He wonders if the 
Village could change the public parking on Park and Elm to 15 minute parking.  
 
Commissioner Miller said the she views the area west of the building as a flex space for employees or parents.  
 
Chairman Grund said that he agrees with the other commissioners. The alleys are already utilized. He thinks the issue 
will work itself out and that it is not necessary to regulate. 
 
Commissioner Straka asked how many employees are typically there at one time. Fields said that there are 10 
employees, but not all are there all day. 
 
Commissioner Weber asked if the other facilities are at capacity. Fields said that the other facilities are usually around 
50% capacity. 
 
The Commissioners discussed the proposed conditions, and agreed upon the changes they want to make.  
 
Commissioner Hendricks made a motion, seconded by Commissioner Miller, to approve PZC Case 20-01 with the 
following changes to staff’s recommendation: 
 
1. To strike the first condition proposed by staff, which was “That the parking area to the west of the building be utilized 
only for employee parking and not for pick up or drop off of children.” 
2. To keep the second condition proposed by staff, which was “That the business receive a permit from the State of 
Illinois Department of Children and Family Services.” 
3. To add a condition: “That the business install directional signage to turn southbound off Ogden Ave through the 
parking area adjacent to the building.” 
3.  To add a condition: “That the business stripe four parallel parking spaces in the parking area adjacent to the 
building.” 
 
The motion carried 5-0.  
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PZC Case 20-02 – Variance for 3518 Oak Avenue 
 
Motion to open the public hearing by Commissioner Straka, seconded by Commissioner Miller. The motion carried 5-0. 
 
STAFF PRESENTATION: Village Planner Elyse Vukelich gave a presentation on the proposed variance. She mentioned that 
the applicant recently came before the Commission to request three variances, which were approved by the Village 
Board. The applicant is coming back to request a fourth variance for building coverage. She mentioned that the building 
coverage for the home that was demolished was 37%, though the requirement of the A-1 Zoning District is 35%.  
 
She stated that on the previous application the building coverage calculation did not include the square footage of the 
garage. The applicant is requesting an additional 8.3% of coverage, or 261 square feet of coverage, to bring the property 
up to 43.3% building coverage. 
 
Chairman Grund asked if the previously approved setbacks still meet the requirements. Vukelich confirmed that they do. 
 
Trustee Garvey stated that the staff report lists the Village Board meeting as February 27th, but clarified that it is 
February 24th. 
 
Chairman Grund asked if staff has done analysis of adjacent properties to see if they meet the building coverage 
requirement. Vukelich stated that she did one for lot area on the previous application, and found that several other 
homes on the block were on substandard lots. She believes there are homes on the block that do not meet the building 
coverage requirements, and pointed out that the previous home did not meet the building coverage requirements. 
 
Commissioner Weber asked about stormwater management. Vukelich confirmed that the property will need to meet 
the stormwater ordinance. 
 
Commissioner Straka pointed out that the proposal meets the greenspace requirement. 
 
Commissioner Hendricks asked what the benefit of meeting the building coverage requirement is. Vukelich stated that 
along with the greenspace requirement, it is intended to prevent flooding and overdevelopment. Commissioner 
Hendricks asked if the stairs and deck were included in the building coverage calculation. Vukelich said no, but that they 
do not count towards greenspace. 
 
Commissioner Miller said that the building coverage requirement also contributes to the neighborhood’s character. 
Vukelich pointed out that the additional square footage has been added to the rear and does not necessarily affect the 
look of the home from the street. 
 
APPLICANT PRESENTATION: 
 
The applicant did not have anything to add since she had recently given a presentation on her proposal for the variances 
she applied for in 2019. 
 
PUBLIC COMMENT:  
 
None. 
 
Motion to close the public hearing by Commissioner Straka, seconded by Commissioner Miller.  The motion carried 5-0. 
 
COMMISSIONER DELIBERATION: 
 
Chairman Grund stated that he doesn’t believe the commission has ever given a variance for building coverage. He 
wishes he had more information about the rest of the block.  
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Commissioner Straka said that he lives nearby, and he does not believe that this would be out of conformance with the 
other properties on the street. 
 
Commissioner Hendricks had concerns about the conditions of approval that the applicant listed. She felt that the 
applicant did not answer the questions fully or describe a hardship. She would prefer that the conditions of approval be 
clarified or changed. 
 
Commissioner Weber said that the structural issues the property faced due to a contractor error could be the hardship.  
 
Commissioner Hendricks said it is a concern that they are not using the footprint of the previous home and that they are 
actually increasing the coverage from what the previous home had. She said if the condition were listed as being met it 
would potentially be acceptable. 
 
Commissioner Straka said that the conditions were acceptable at the previous hearing. Commissioner Miller asked if it 
was fair to closely examine the conditions on this variance if they didn’t do so on the applicant’s previous application. 
Chairman Grund pointed out that that was for setbacks, not the building coverage. 
 
Commissioner Hendricks stated that the setbacks were in the character of the neighborhood. She suggested that they 
adopt different conditions of approval.  
 
Commissioner Hendricks also said she wasn’t sure there was a hardship. Miller said that she agrees because the original 
home had a smaller building coverage. 
 
Vukelich suggested that they ask the applicant what she plans to do if her variance is denied. 
 
Reina Salto, the applicant, spoke on why she was requesting the variance.  
 
Chairman Grund asked where the footprint of the home was increasing. Vukelich stated that the home on this site plan 
is larger than the one that was demolished. She clarified that the previous site plan at the last Planning and Zoning 
Commission meeting did not meet the building coverage requirement because the calculation did not include the 
garage. The applicant altered her site plan for the Village Board meeting because she did not request that variance. She 
is now requesting that variance. 
 
Commissioner Hendricks explained to the applicant that the legal conditions require a hardship to approve a variance. 
She does not believe there is one. 
 
Vukelich suggested that the if the concern is adding more square footage than what was there previously, that the 
Commission add a condition to limit the building coverage to 37%, which is what the previous home had. The 
commissioners felt this was acceptable. 
 
Commissioner Straka made a motion, seconded by Commissioner Hendricks, to approve PZC Case 20-02 with the 
following changes to staff’s recommendation: 
 
1. To add a condition: “That the maximum building coverage be 37% in lieu of the proposed 43.3%” 
 
The motion carried 5-0.  
 
New Business 
Approval of Minutes from November 21st, 2019 with amendments. Motion by Commissioner Hendricks, seconded by 
Chairman Grund.  Motion carries, 3-0, with Commissioners Straka and Miller abstaining.   
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Old Business 
Commissioner Straka asked if the TIF districts were approved. Trustee Garvey stated that it had been, and that the 
boundaries were amended. 
 
Staff Update  
Vukelich gave a presentation on the Department of Community Development’s upcoming projects for 2020, including 
improvements to the Congress Park Metra Station, new bike shelters at the Congress Park and Brookfield Metra 
Stations, the Kiwanis Park canoe launch, the Des Plaines River Trail South extension bike path, the Ogden Land Use Plan, 
and the new crosswalks at Grand and Prairie. 
 
Next Meeting: 
Scheduled for Thursday, February 27th, 2020. 
 
Adjournment 
At approximately 8:25 p.m. there was a motion made by Commissioner Straka to adjourn, seconded by Commissioner 
Miller. Motion carries, 5-0.  
 
 
 

 
 

 
Charles Grund 

Chairman 
Planning & Zoning Commission 

Vil lage of Brookfield  
Brookfield,  I l l inois  

/lls 
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1. That the business receive a permit from the State of Illinois Department of Children and 
Family Services 

 
If members of the Commission are in agreement with the applicant’s responses to the standards 
of review and votes to recommend approval of the proposed special use permit to the Village 
Board of Trustees, staff anticipates that the recommendation will be reviewed by the Committee 
of the Whole on March 9th, 2020 and by subsequent vote by the Village Board on March 23rd, 
2020. 
 
 
 

































































https://library.municode.com/il/brookfield/codes/code_of_ordinances?nodeId=COOR_CH42SI_ARTIIICOMA_S42-59LORE
https://library.municode.com/il/brookfield/codes/code_of_ordinances?nodeId=COOR_CH42SI_ARTIVDIRE_DIV1GE_S42-86PESIRE
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